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Forsword

As e publlc servlos to esslst local-houslng actlvttles throughclearer understaydtng of locel houslng r""["i-"orrdltlons, FHi-'lnltlated publicetlon of tts conproheislve houstng narkcf arra\raescar\r ln 1965' Flr". each repo"i rs aesrlnca-speculcarly forFI{A usc ln adrnlnlaterlng tts rnortg"g" rnsii"n"i'op"ratlons, lttr expoctod that tho factual irrforruitton ana itre flndlngs ardconcluslons of these reports rrLrl be generalry usefur also tobuLrders, mortgageeu, and others concerned wlth locar rrousrngproblenrs ard to others havlng en lnterost in-ioca, eeononlc coh-dttlons erd trenCs.

stnce merket analysr.s rs not an exast sci.ence, the Judgmentalfector te lnportant rn the developnent of ftrdings ad concluslons.lhor"o w111 be dlffercncgs of oplnion, ,r "o"""", rn tn. lnter-pretetton of evallable factual-inforrneti.on ln determlnlng theabsorptlve capaclty of the narket an:r ttre roquii*"nta for naln_tenance of a rseaoneblo barance tn dcuard-*uillt reratr"onsh$;;
The factual frameu'ork for eaeh analysls ls <ieveroped as thoroughlyas posslbre on the basle of rnfornrailon avatlablo from both roIaland netlonel sourc,sn,. unf.ess speclflcal.ly ldenitftod by sourcereferencs, arr estlnatos and Judgurents fui the analysts ero those
:f if" authorLng anaryst and []re-lrHA I'larket anniy"r" and ResearchSsctlor"
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ANALYSIS OF THE
TULSA. OKLAHOMA. HO-USING MARKET

AS OF 1 L967

Sunrnarv and Conc]usions

For a long time direct employment in mining !/as t,he mainstay ofthe Tulsa economy. During more recent years Tulsa has deveiopedinto an aerospace, electronlcs, and research center.

Except for 1961, when lowered employment in the Tulsa HI,IA ref lecteda national economic recession, average annual nonagricultural wage
and salary employment has increased each year since 1960, to 160;400in 1966. The lncrease durlng the 1964-1966 period, spurrecl by Ehemillcary build-up ln southeast Asia and by continuing p.ogr""" i.,
t.he national space program, \^rag especially marked. a"Lrr[e annual
wage and saLary emptoymenE ln 1965 was up by g,400 (5.9 percent)
over 1964, and the average durlng 1966 was 9,300 (6.2 peicent)
above 1965. Bascd on the Erend in nonmanufacEurlng 

",rploy*ent dur-lng rccent years, on known plans for plant expanslon, and on infor-
mation provided by some of Ehe targest employers in the atea, again of about 11,000 (5,500 annually) appears to be a reasonabre
expectation during the Ewo-year forecasE period of thls report.

Except for a small rise ln 1963, unemployment has been declining
since 1961, when 6.0 percent of the work force was jobless. The
unemployment rate declined to an average of 3.4 percent in 1966,
and Lo 3.3 percent durlng the twelve-monEh period ending l"lay 1, Lg67.

Ttre 1967 median annuaL income of all families ln Lhe Tulsa HMA isestlmated at $6,600, aft,er the deduction of federal income tax and
Ehe median after-Eax j-ncome of renter households (excluding onti-person renEer households) aE $4,975. By 1969, the medlan ,ft.r-t.*
lncome of all familles w111 tncrease to $6,900, and renter house-
holds w111 have a median after-tax income of $S,200.

As of May 1, L967, the populaElon of Ehe Tu1sa HMA was about 488,8oo
persons, reflecting an increase of some 69r85o slnce Aprll 1960, around
9,85o annually. About 316r9oo persons reslded ln Tulsa, 65 percent of
the HMA Eotal. Ihe populatlon of t,he Tulsa HMA ls expected to increase
by 10,6OO annually'durlng the next trnro years.

As of I'lay 1, L967, Ehere were about L57,900 households (occupied
housing units) in the Tulsa HI"IA, reflecting an increment of about
24,350 (3,450 annually) since April 1960. It is expected thar Ehe
number of households will increase by about 3,600 annually during
the May 1967-May 1969 perlod.
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There were 170,500 houslng units in the Tulsa HlfA as of }l,ay 1,

L967, reflectlng a net gain of about 24,650 slnce the 1960 Census.
The annual numl:er of housing conSLructlon Starts lncreased every
year durlng the 1961-1965 period, from abouL 2,250 ln 1961 to
S,gOO in 1965. The number of housing starts during 1966 decLined
!o about 4,700. Since Aprll 1960, an estlmated 2,500 houslng unlte
have been demolished in the Tulsa HI"IA, mosELy as a resul.t of clearance
for hlghway rights-of-way and urban renewal. Durlng the two-year
forecast perlod, about 1,250 units w111 be demollahed as a resulE
of governmenEal actlon

As of l"lay 1, L967, there were 7,100 vacant houslng unlts avalLable
for renE or for sale, or an over-alt aval'lable vacancy. rate. of. 4,3
percent. Aborrt 1,506 va.ancles vJere avallable for sale only, or

a horneowner vacancy rate of 1.4 percent, and 51600 unlts were avellable
for rent, or a renter vacancy rate of 9.9 percent. Both Ehe homeowner

and rente, .rru"r,r,"y-.tt"u frave aecraased ptnce the 1960 Census' frcm

2.1 p"r""nt anci 11.7 percent, reepecElvely'

There w111 be an annual requlrement for about 3,15O unlts of pri-
vaEely-financed houslng ln the HMA durlng the May 1967-May 1969

perlod, inclu<l1ng about 2,375 unlEs of single-family housing and

775 untts of muliifamiLy houslng. However' current vacancles and

new unlts under construction should be adequate for mosL of the

antlcipated multlfamll"y requlrement durlng che flrst year of the
forecast perlod. At the Lower rents achievable with below-market-
lnterest-rate financlng or asslstance 1n land acquisitlon and cost,
addltlonal 4oo multlfamtly unlts, excluslve of publlc low-renE hous-
lng and rent-supplernent a.ccommodatlons, maY be absorbed annua11y.

Demarrd for ne,w single-family housing during the next two years ls
expectecl to aplrr.oximate the price range distribution indicated on

perge 26. The forecast requirement for multlfamlly houslng is dis-
t.lUrtr,a by unit sl.ze anrl rent range on pagez 27 '

I
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ANALYSIS OF TI{E
TIJLSA. HOUS IVIARKET

AS MAY 1. L967

Housine l"larket Area

For the purposes of this rePort the Tulsa, Okl-ahoma, Housing Market Area(tMA) ls defined as belng coextenstve with the Tulsa Standa;d Metropoli-tan StatisticaL Area, which the U.S. Bureau of the Budget defines as Tulsa,
Creek, and Osage Countles (see map on folLowing page). Located in north_
eastern Oklahoma, the Tulsa HI'IA had a 1960 population of almost 4I9r000p"."on". V The HI"IA is quite Large, extending from the Kansas state llneinto central Oklahoma, and lncLudes a great many smaL1 cities and towns.
The social and economic ties between Creek and 6sage Counties and thecentral city are not strong; the two countles bareiy meet the criteriafor inclusion in the Tul"sa SMSA, and account for oriy ,ro,rnd one-sixthof Ehe Hl,lA residents. Most of the recent growth has occurred in and
near Tulsa City. Thls analysls w111- lnclude estlmates for Tulsa and thenear-by cornmunitles of Broken Arrow, sand springs, and sapulpa, as welLas for the III"IA total.

Tulsa has excellent transportaEton facl1ltles. The most important hlgh_
way ln the HMA is Interstate 44, which ln okl-ahoma generaliy para1"le1s
U.S. 66. St. Lotrls, Mlssourl, is about 400 mlles northeast of Tulsa onI'44, and Oklahoma Clty ls about 100 ml1es southwest. Several lmportant
U.S. highways also serve the HMA. Four railroad systems and 40 motorcarriers serve Tulsa. The Tulsa Internatlonal Airport is a major junctionpoint for flve airllnes, which scheduLe over 50 flights daiLy ihrough thefacility. The Arkansas-Verdigris River navlgation system may be the keyelement ln the transportation compLex avall.bl" to serve TuLsa in thefuture. Scheduled for completion ln 1970, the system wilL make the TuLsa
HI"IA some 500 river mll-es from the Mississippi River for barge traffic.
The nearest port will be located at Catoosa, about five miles east of theTulsa clty limlts.

According to data from the 1960 Census, there \^ras a net in-coflEnutationto the Tulsa HMA from elsewhere of about 4r4oo workers. The number ofin-conmruters, at 81275, was more than double the number of out-comnuters(3,875).

h as thc rural farm populatlon of the Tulsa HI,IA constituted
5 percent of the total popuLation in 1960r.a1l demographic
si,g data used in thls analysis refer to the total of farm
farni data.
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Economv of ths Area

Character and Rccent Hlstorv

The boomlng years of oiL production whlch began around 1905 earned the
nickname "6ti CapttaL of the Wortdt'for Tulsar. Whll"e the name ls applled
still, present-day Tulsa is more a center for olL lndustry administration
than petroLeum productlon. Over 800 oil companies malntain offlces ln
Tulsa, including the home or regional offlces of 1-arge companies such

as sunray DX, Pan Amerlcan, Slnclair, and skelly, as well- as a multlpltc-
lty of smalLer producers, marketers, supptiers, eLc.

Durlng l,Iorld !trar II Tulsa became an Lmportant alr-frame productlon center.
lhny of the facilltles ortglnalLy constructed for al-rcraft manufacture are
now belng utillzed in the deveLopment of Tulsa as a sPace, eLectronics,
and research center. Douglas Alrcraft has been located in Tulsa since
L942. The firm produced airplanes during World War II and again during
the Korean War. Douglas is now mostly a manufacturing and modification
center fr:r miLltary alicraft and missiles. North American Aviation, the
prime contractor for the Apollo Project (manned space expl-oration), 1o-

cated in Tulsa in 1962 and is noh, an important employer. Many smaLler
firms producing el<:ctronic equlpment are in Tulsa to provide the necessary
supportllg subcontracting services required by the Apo1Lo and other space-
*fssite programs. Some of these firms, such as Avco Incorporated, Dorsett
Electronics, and others, are relatively recent arrivals in the Tulsa area.
American Alrllnes operates a Large modern aircraft maintenance and over-
haul facility in Tu1sa.

Employment

Current Estimate. Accord ing to the Okl-ahoma Empl-oyment Security Conrnission,
nonagrlcul-tura1 wage and salary employment averaged 163r200 during the
twelve-m()nth period endtng May 1, L967, up some 91400 over the correspond-
ing period ending May 1, L966. Employment of an average of 23,500 additional
persons irs domestics, self-employed,
nonagricrrltural job total to 186r700
Agricultural jobs averaged 5r400.

and unpaid family workers brought the
for the recent L2-month Period.

a

Past Tren4. Except for l-961 , when lowered empl-oyment in the Tulsa HMA re-
ftu"tea a national economic recession, average annual nonagricultural wage

and saLary employment has increased each year since 1960. The increase
durlng the 1964-1966 perlod, spurred by the military build-up in south-
east AsLa and by conEinul-ng progress on the national space program, $las

especlalLy marked. Average annual wage and saLary employment in 1965 was

up by 8,400 (5.9 percenr) over 1.964, and the 1"60,400 job average ln l-966
was 9r300 (6.2 percent) above 1965.
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Averase Annual Nonapricu I tural Wape and Salarv EmDlovment
Tulsa.0klahoma . HMA.1960-1967

Nonag. hrage and salary employmenE
Manu-

fac turing

28,7OO
27 rOOO

ro@
,5@
,2oo
,9OO

Nonmanu-
facturlng

1O5r 600
104,2OO
1O5, 1OO

1O7 ,8OO
110r5OO
116r2OO
12 1,3OO

t17r7OO
123,3OO

Change in
Eotal from

precedlns dateYear

1960
1961
L962
r 963
r964
I 965
I 966

To Eal

1966
L967al

36, IOO
39 ,9OO

I 34,3OO
1 31 ,2OO
1 34, lOO
136,3OO
t42 r7OO
I 51 ,1OO
1 60,4OO

153r8OO
I 631 2OO

-3,
2,
2,
6,
I,
o
J'o0,1

28
28
32
34
39

100
900
200
400
400
300

1 nths endl Ma I

9,4OO

al Prelimlnary.

Source: 0klahoma Employrnent Security Commisslon.

The table above is a summary of trends in nonagricultural wage and salary
employment during the l960-1957 period. The table indicates that from
1963 through 1966 average annual wage and salary emplo5ment increased at
an increasing rate. There appears to have been a slow-down in the rate
of growth, however. Preliminary estimates from the 0klahoma Employment
Security Conunission indicate that wage and salary employmenE during
April 1967, at 164,100, is 613O0 jobs above April 1966; Aprll 1966 was
8r9OO jobs above Aprll 1965.

Emolovmen t bv IndusErv. Employment ln manrrfacturing indusEries accounted
for only just over one-flfth of all wage and salary jobs in 1960. Gains
in manufacturing have been responslble for almost 40 percent of the net
increase in wage and salary employment during the 1960-1966 period, in-
creasing the relative importance of this sector to one-fourLh of all
wage and salary jobs. One of the largest manufacturing flrms in the
Tulsa area (North Arnerican Aviatlon) was established in Tulsa during
thc 1960-1966 perlod, addlng many jobs. The entlre aerospace manufac-
turing complex tocated on and near the municipal airport, grew substan-
tially during the period.

a

I
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The largest increases in employment in the manufacturing industries
during the 1960-1966 period occurred in metal processing (up 414oo
jobs) and machinery (up 2r5oo jobs). rn the series shown in table rr
the stone, clay, and glass industry is included in .all other manu-
facturingrr prior Eo 1963, and excluded from 1963 onward. rf the in-
dustry had not been excluded, the 'al1 other manufacturing, category
would have gained by about 4rooo workers during the 1960-t966 period.
Employment at North American Aviation is in this category in tabl-e II.rn net, employnent in the volatile transportation equipment industry
was unchanged between 196O and 1966. The level of employment fluctuaEed
somewhat, however, from the 1961 recession low of 3r2oo workers up to
4,9OO in 1966.

Nonmanufecturing jobs accounted for three-fourths of all nonagricultural
wage and salary employment in 1966, and remain the source of much of
the basic economic suPPort for the Tulsa HMA. Employment ln nonmanufac-
turing industries declined from 1o5r60o jobs in 1960 to to4r2oo in t961,
and increased every year Ehereafter to average 121-r3OO jobs during 1966.

The largest nonmanufacturing category is wholesale and retail t.rade,reflecting, in part, the importance of Tulsa as a distribution and tradecenter. Employment in trade averaged 37rooo in 1966, up 5rloo since
1960. Average 1966 wage and salary employment in service occupations,
at 23r9oor reflected a net increment of 5,400 since Lg6o. Government
workers averaged 15r3oo in 1966, up 3r2oo since 196o. Many of the
government employees work for the corps of Engineers on the Arkansas-
verdigris River navigation system development. public utilities em-
ployment averaged 1415oo workers in 1966. The largest employer in
the area, American Airlines, is classed as a public utility ior re-porting purposes. Despite gains in employment by American, the
1966 average number of workers in the industry reflects a.rot ducli.,uof some 2OO workers since 1960.

Dlrect employment in mining (oil and gas), Lhe traditional malnsE.ay
of the Tulsa economy, has been declining in relative importance. De-
spire a net increase of some 3OO workers in 1966 over the 1960 average
of l3rooo workers, the proportion of mining workers dropped from 9.7percent of the total of alI wage and salary workers in l95o to g.3 per-
cenE in 1966.

Most direct employnent in the Tutsa mining industry ls of an administra-tive nat.ure, relatively easy to move from one cjty to another. Tulsa
has a l.ng history.f in- ancl out-migration of firms, mergers, andcreatjon and dlssolution of oil companies. The most recent peak inrnining jobs in the Tulsa HMA appears to have been reached in the mid-195o's. with minor exceptions, mining employment declined until 1965,
when the main administrative center oi 

" 
irrie oil company (pan Ameri-can) was relocated to TuIsa, upping over-arr mining emproyment.
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The over-aLl tmportance of the o11 lndustry to the Tulea economy eannot
be measured by the nr.rmber of workera dlrectly employed by the o11 com-
panles eince other lndustrles ln the HllA provlde goods and eervices to
the lndustry. For example, most employment ln metal fabrlcatlon ls for
oil tank and related productlon, and many machLnery manufacturers produce
o11 fleld equipment. Both of theee emptoyment elassiflcaElons have con.
trlbuted substantlally to the growth tn manufacturtng employment elnce
1960.

Prtnctoal Employers 1/

The Amerlcan Alrltnes malntenance center, sltuated near the Tulsa In-
ternational Airport, te the largest empLoyer ln the Tulsa H['IA as of
l{ay 1967. In additlon to malntalntng lts'bwn bllcraft, American Air-
llnes servlces the airpLanes of seveial other conipanies on a con-
tractuaL basls. Located ln Tulsa tn L946, the faclllty hae had a

htstory of almost contlnuous growth. Slnce 1961, an average of about
130 employees has been added to the work force annually. As of March 31,
L967, empLoyment totalLed about 41750. The monthly payroll of the main-
tenance faclllty amounts to $3.5 m1111on.

As of Aprl1 L967, the Douglas Aircraft Company Tulsa Dlvislon had
around 4r2OA employees, maklng the company the second Largest empLoyer
Ln Tulsa. !{trlle the present number of employees at Douglas l,s large,
tt does not reflect the full infl.uence of the comPany on the local
economy. Establlshed ln L942, the Douglas plant manufacEured bombers
durlng World l^lar II and empLoyed over 201000 workers. Activlty at Ehe

plant was dlscontlnued after Ehe war, but the facility was reactlvated
durtng the Korean llar. By 1953 employmenL had exceeded 1Lr000 and
remaLned above that Level through 1955. Although the plant never closed
followlng the Korean War, employment at DouSlas decllned to under 2r000
durlng 1951 and remained near that ftgure untll 1965. The number of
workers at the pLant has been Lncreastng ln recent years, and the Aprll
1967 work force ls somewhat above the 21000 LeveL of two years ago.

Employnent l igures in this section were
Ehe companles lnvolved. '

I obEained directly from
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0ver the years, the Tulsa Division of Douglas has had many functions,from building bombers to the manufactu.. fr "p""* and defense missiles.Presently, the plant is a modiflcation and repatr center for militaryaircraft, and components of commerclal tran"port airplanes (the DC-gand DC-9) are manufactured and assembled theie. The plant retainsthe capability to,perf.rm many manufacturing functions. As of May 1,1967, the McDonnell-Dou-qlas company c€rme into existence with the mer-ger of 
-Douglas and rhe McDonneli Aircraft corpor"ii."-irr""j,ir;;;.;;;in st. Louis, Missourl). There is a possibility that the newty-foqmedcompany will expand the utilization oi thu Tulsa Division r""tiiiv."'"-

The thlrd largest employer in the Tulsa HMA is the space and rnforma-tion systems Dlvision of North American Aviation, rncorporated. Thecompany was locaEed in Tulsa in 1962. Employment at the ptant in-creased steadiLy until 1965, when the ,o.k for"e reached 4rooo,andemployment remained near that level unti L Lg67. As of Apri I Lg67,emplo;rment at North American was down to 3r55o: The producti.on ofthe plant has been rimited to aerospace systems (the Apori.-rr.i".al.A diversificaEion into Ehe manufactur" of""o*forrurts for conrnercialaircraf. is planned. rncluded wirl be the production of fuselagecomponents for the new Boeing 747 super transport, scheduled to flyin 197o. A substantiar addiiion to the work ior." of North Americanmay result from the diversification.

Unemplovment

As shown in the forlowing tabre, except for a smarl r'se in L963,unemployment has been declining since 1961, when 6.0 percent of thework force $ras jobress. The unemploym".,t i"t" declined to an averageof 3.4 percent in 1966, and to 3.3 percent during the twerve-m6nthperiod ending May l, 1967. continuing reductions in unemployment re-flecc the tightening in the rabor *arliet which many companies reporEed.several empl<'ryers indicated that is is increasingly difficult to filtjob vacancies.
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Work Force and Unemolovment
Tulsa. 0klahoma HMA.1960-1967

(averages ln thousands)

Annual L2 monthsg./
Component 1960

Work force
Unemployed

Percent

i961 t962 1963 1964 1965 1966 r966 L967

171 .3
8.5
s.o%

170. 3
LO.2

07"

171.3
8.2
4.8%

I 7 4.1
9,2
5.37"

r78.9 187
7.7 7
l+,37. 3 3%

I789
7
3

I19s.9
6.6
3.4%

.t

.3
9%

98
6
3

6

t
6 .77"

2l Average of the twelve conaecutive months endlng May I of the year
indlcaLed.

Source: 0klahoma Employment SecurlLy Commlsston.

Future EmDloymen t Prosoects

Forecast.s of employnent ln an area lmpacted by the volatile aerospage and
pet.roleum industries are hazardous. Wlth respect to the former, the loss
or acquisition of a single government contract or the decision of an air-
craft manufacturer to re-align its national production facilities could
change completely what seems to be a reasonable expectation of employment
growth. Also a factor, as in all employment forecasts for local areas'
are future trends in the national economy and the course of the present
military effort in southeast Asia.

The econr-rmy of the ltulsa area has been expanding on the crest of national
economlc growth of near bqom prqportions during the past Ewo years. Given
the known plans f<:r expansion at existing firms, the prevalent forecasEs
of national economic growth at a level somewhat below Ehe maximum attain-
able, and barring further unforeseeable developments, the r&te of employ-
ment expansion should be somewhat lower during the next two'years than
during the recent- past. Based on ttre trend of nonmanufacturing employment
in the lulsa HMA, on information provided by some of the larger employers
in the area, and on known plans of manufacturing expansion (especially
the diversification inLo commercial aircraft component manufacture at
North Amerlcan Aviation), a gatn of around ll'OOO nonagricultural wage

and salary jobs (5r5OO annually) appears to be a reasonable expectation
for the two-year forecast period to May L969, This annual gain j-s sub-
stantially below the rate of increase during the 1964-1966 period of
exceptionally rapicl growth (an average of 8,85O wage and salary jobs
added annually). However, the forecast is above the average gain of the
over-alI i960-1966 period (4135O annually) and is believed to be com-
patible with the character and long-term history of the Tulsa area.
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Note tha! the above forecast is of job potentlal and not workers. In
the recent past, Tulsa has been able to aEtract enough in-migrants to
assure a sufficlent work force to fillpvailabfe' new positlons, but
whether this w111 continue to be so rem&ins to be seen; more intensive
recruitment from the local population may or may noE provide sufficient
additional workers for the Tulsa economy to reach its full growth po-
tential.

The eventual economic impact of the Arkansas-Verdigris River naviga-
tion system on the future of Tulsa is not c.Iear at this time. Sub-
stantial economlc growth during the 197Ors and beyond may resulE from
the availability of barge transporEetion in the Tu1sa area, which is
the farthesE inland port on the sysEem. Although not scheduled for
completion until 1970, the system will have some economic influence on
the Tulsa area prior to the expiration of Ehe forecast period of this
report (May l, 1959). The future availability of low-cost water trans-
portatlon reportedly has been partially responsible for the declsion
of several firms to locate at Tulsa. AIso, work on the project during
constructlon in the Tulsa vicinity wlll provide jobs for area residents.

Income

Averaae Weekly Wages. tJages in manufacturing industries are somewhat
higher 1n the Tulsa HMA than in Oklahoma or in the nation as a whole.
The higher vrages jn Tulsa reflect, in part, the importance of the aero-
space plants and petroleum refineriee, both relatlvely high h,age in-
dustries. The table below is a summary of trends in weekly manufac-
turing earnings and hours during the l960-1965 perlod.

Averape Gross Weeklv Hours and Earnlncs
Qf_ManufeeturinC Product,ion Workers

1960- 1966

Tulsa HMA 0k1 Unlted States
Year Earnings Hours Earninps Hours Earnings Hours

39.7I 960
r.96 r
L962
1 963
r964
I 965
t966

$e3
92
95
98

105
1t1
Lt7

90
94
98

101
105

40
40
4r
4L
4L
42
41

$qo
92
97

100
103
I08
tt2

39.8
40.4
40.5
40.7
4L.2
4L.3

85
88

$40
40
m
40
4t
42
42

4
6
7
6
4
t
4

7
9
2

3
8
o
7

Source: U.S. Bureau <lf Labor Statlstlcs.
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Employees ln manufacEurlng lndustries in the TuLsa HIIA and ln the State of
0klahoma as a whole have averaged a [arger number of hours worked weekly
than alL manufacturlng productlon workers Ln the U.S. Untll 1965, when

the work week surpassed 42 hours ln the Tu1sa HI'IA, the work week tn the
TuLsa area r^7as sllghtly below the'average for aLl Oklahoma. Ihe more
rapld increase ln hours worked in Tulsa than elsewhere ls a reflection,
ln part, of the especially rapld rates of economic expanslon ln the area
durlng recent years whtch, coupled wlth a tlghtening ln the labor market,
has forced more lntenslve uttLlzation of the HI'IA work force.

FamllX Income. The 1967 median after-tax income of all familles ln the
Ttrlsa lil,rA is estimated at $61600, and the medlan after-tax tncome of all
renter households (excluding one-person renter households) at $4r975. By

1969, atl farnlly Lncome w111 tncrease to a median of about $6rgO0, and
all renter househoLds of tlro persons or more wllL have a medlan after-
tax tncome of about $5r200. Percentage dletrtbutlons by lncome are
contalned ln table III. About 24 percent of all famtlles and 37 Percent
of all two- or more-perBon renter households have annuAl after-tax
tncomes 6f Less than $41000. Approxlmately 21 percent of all fanilles
and nine percent of alL renter hluseholds enjoy after-tax l.ncomes of
$10,ooo or more.

a
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Demogra.phic FacLors

Population

CuEr-ent Escimjrtg. As of May 1, L967, the populatlon of the Tulsa HI'IA

was about 488,800 persons, reflect,tng an-increase of some 69,850 since
April 1960, or around 9,850 (2,2 percentl/) annually. About 3L6,900
persons resided ln Tulsa, or 65 percent of the total Hl{A populaElon.
Some 9,475 persons resiCed j"n Broken Arrow, 8,525 ln Sand Springs, and
15,400 ln Sapulpa (see table IV.).

Past_ Tlend. While Lhe relatlve rate of population increase since 1960
i;r substantial, it is somewtlat beLow that of the 1950-1960 decade, when
lhe gain averaged 2.5 percent (9,100 persons) yearly. The definiEional
lnclusion of Creek and Osage Courrties in Ehe TuLsa HI"IA has tempered the
rates of population gr,:'^,th somewhat. The populaElon of Tulsa County
alone 'f ncreased by e.n average of 3.1. percent, annually'during rhe 1950's,
and by an escimated 2.6 percent yearly during the April 1960-llay 1967
period. Durl-ng tl're 1950's Creek and Osage Counties lost, residents, as
did almost every couni:y in Oklahc,nra thaE was mostly rural. The popula-
t-ion decJ-ine in fhese counties appears to have been arrested, however,
arrd the I'Iay 1967 number of i-nhabi.tants ln these countles was above the
i960 Census level.

Ttre follt-'wltlg tairie suntmarizes trends ln Ehe Tul"sa Hl'lA populatlon since

l-,l.,rtl , iiiclucllLrg n Drojec:Lion Lo l{,ay t969.

Arrril 1950-Mav 1.9 69

Da te

Apri L 1950
Ap r:r- 1" 1.9{-r0

Yay L9'-,'/
t4a,l 1.9r,:,Ii

liunber of
f,ersons

3?.7,900
4LB,9i 4
488,8[,0
5 10, 000

Average annual change
from oreceding daEe

Number.S/ Percent.---

9
9

10

2.5'))
2.2

, r0;
,850
,600

!-l h,;u;'r'-led

Liout'c.es; 1950 sniJ 1':,60 Ce,rsuscs of PopulaLlon'
l?57 r:.r,ri 1.Q69 esf.irnated by Housing l"larket Analyst'

li /,i1 avt:vsgt: a;rnrrai. prrrceltage changes, as used in this sect ion of
the ar,;li-ysi.r:, a-re derived through the use of a formula designed to
ceLcuilare the rate r:f cLrange on a comPound basis.
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Most soclo-econonrlc growth ln the Tulsa HI'IA is located ln and near Tulsar
and the proporElon of the total populatlon Ehat restdes ln Ehe clty has
been lncreaslng because of annexatlon. Tulsa account,ed for 56 percent
of aLl HMA resldents tn 1950, 62 perceut, ln 1960, and 65 Percent, as of
l4ay 1967. Tulsa has annexed land as lt has been developed for homes at
the fringe of the city. A very large annexat,lon in 1966 added about
28,000 persons to the populatlon of the clty and trlpled lts geographlc
slze (to t7S square mlles). A greaE deal of undeveloped tand east and
south of the clEy was included ln the annexation. These have been the
dlrect,ions of development of Tulsa, as reflected by Ehe raPld raEe of
populatlon galn ln Broken Arrow, eoutheasE of Tulsa.

Estlmat,ed FuEure Populatlon. Based on anticlpaced tncreases ln employ-
ment opportunlties and changes ln work force partlclpaElon and mlgrat,lon
patrerns, the population of the Tulsa HMA ls expecEed Lo tncrease by
21,2O0, or 10,600 (2.2 percent) annually, during t,he tuo-year forecast,
period of thls analysls.

Net Natural Increase and MI srat i on Between April 1950 and April 1960
the net natural increase (excess of resldent blrEhs over residenE deaths)
of the Tulsa HMA population amounted to an average of about 6r000 annuatly.
Since the populaElon increased by an annual, average of about 9,100 during
t,he decade, net in-migration amounEed to 3'"100 persons a year. Reflecting
a decllne in birEh rates along with retatlvely constant death rat.es, net
natural increase has declined Eo an average of about 4,800 annually slnce
1960. Slnce 1960, spurred by larger increases in employment opportunity
than durlng the 1950-1960 decade, average-1n-migratlon'has increased to
5r050 annually, more than the average annual lncrement aEtributable to
net naEural increase (see table below). Most of the net ln-migratlon dur-
ing the April 1960-May L967 perLod Eook place during 1964 and afterward,
years of especially rapid economic expansion.

Courponents of Populatlon Changes
Tulsa. Oklahoma, HMA

April 1950-Mav 1967

Avera annuat cha a

Source o f incrrease

Net natural increase
In-migrat ion

Net increase

al Rounded

1950- April 1960-
L960 l{av L967

April
April

6, ooo
3. 100
9,100

4,800
5.050
9, 850

U.S. Bureau of the Census, St,ate of Oklahoma
Department of Healthrand estimates by Housing
Market Analyst.

Sources:
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Households. As of May 1967, there were abouE 157,950 households (occupied
f'Ginffi-rt"1 in the Tulsa HlulA, reflectiug average annual incremenEs of
about 3,450 (2.4 percent) stnce April 1960. About 103,800 (66 percent)
of che households were in Tulsa.

Past Trend. Durl ng the 1950-196O decade, the number of housbholds
increased by an average of 3'25O (2.8 percent) annually. Part
of the inEercensal gain was a definltional increment attribut.able
Eo the eensus change in concept, from "dwelling uniL" in 195O

to rrhousing unit'r in L960. The following table summarizes
household trends sl-nce 1950, lncluding a projection to May L969.

Chanses in the Number of seholds
Tulsa 0kl
April 19 v 1969

HMA

Average annual change
from preceding daEe

N"-ffi PercentDate

AprlI 195O
Aprl l. 1960
May 1967
I"lay 1.969

g/ Rounded

Sources:

Number of
households

1OO, 980
133,544
157 ,9OO
165,1OO

3
J

J

2.8
2.4
2.3

250
450
600

1950 and
1967 and

196O Censuses of Housing.
L969 estimated by Housing Market AnaIysL.

Estlmat.ed Future Households . Based on anticipaEed gains ln population
ancl changes in household size, lt ls expected that Ehe number of
households wl1l lncrease by about 7 r2OO (3,600 annually) during
the May L967-May 1969 perlod to a Lotal of 165,100.

Ilgrrseholti Size Tren<ls. Households averaged 3.17 persons, ln- 195O and

@Sincel960,decliningbirthrates,higherrates
of one- and two-person household formation by young Personsi born dur-
ing the World War II t'baby boom,rr and other factors, ltave worked to
conEinue the decline in average household size. As of Nlay L967, esti-
mated household size was 3.07 persons, and is expected Co decline fur-
ther in the nexE tvro Years.

I
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Houelnc t Factors

Houelng Supply

Current Estlmates. As of May 1, 1967, there were 170,5@ houslng
unlts ln the Tulsa HMA, reflecting a net galn of about 24,650
slnce the 195O Census. Thls lncrease reflects the construction
of 26155O housing unlts, an increase ln the number of occupled
house trailers, and Ehe removal of some 2r5OO unlts from the
houslng lnventory through demolltlon, largely .as a reault of
clearance for highway rlghts-of-vraY and urban renewal actlvlty
withtn Tulsa.

Past Trend . The rate of increase ln the number of houslng units
slnce L96O (an average of 3,475 annually ) has been somewhat
below that of the 195Ots. According to census dat4, an annual
average of about 31925 units were added Eo the inventory between
1950 and 1960. A small portlon of Ehe aPParent lncrease durlng
Ehe 1950 decade was a deflnltlonaL lncrement aEtrlbutable Eo

Ehe census change ln concept from "dwelllng unltil in L95O to
Ithouslng unlt" ln 1960.

Units ln SEructure. Accordl ng Eo the l-96O Census, the great
majorlty of the Tulsa HI'{A housing inventory h,as ln sing L e-fami ly
struct,ures. There has been an lncrease in Ehe number of single-
famlly unlts since l-960, but the large number of units built
in apartment structures durlng the recent years has decreased
the retative lmp,rrtance of slngle-tamlly structures, from 87.7
percent, of the rotal houslng inventory in 1960 to 85.7 percent
7n L967 (see followlng table).

Duplexes accounted for just 2.9 percent, of the housing inventory
in 196O and only 2.6 percent, in 1967. Units in structures with
three-or''rnore uniLs increased from L3,618 in 196O to aboUE 19,8OO
In L967, upping the share of the total houslng inventory eontained
ln larger structures from 9.3 percent to 11.6 percent.
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Distribution of the Housins Inventorv bv Units in Structure
Tulsa Ok lahoma HMA 1960 and 1967

April 1960 I"Iav 1967
Unics in
S truc ! ure

1 unite/
2 units
3 or more units

Total

Number
of units

L2l,927
4,27 8

PercenE
of tot.al

Number
of units

L46,200
4,500

19. 800
170,500

Percent
of total

85
2

11

87.8
2.9
9.3

5
3
3
6
6

8
6
6I3.6r8

G,v2fl
a
b

100. 0 100.0

Includes trailers.
Dlffers slightly from count of all housing units (145,862) because
unlts by type ol st.ructure were enumerated on a sample basis.

Source: 1960 Census of Housing and estimates by Houslng Market Analyst.

Year tlullt. A large proportlon (44 percent) of the May 1967 TuLsa HMA

houslng inventory was built durlng the years of rapld economlc growth
since 1950 (see table below). The median-aged unlt is less than twenty
years old1 less than 3O percent of the lnventory consists of units built
before 1930.

Di strl tlon of the Houslne Inventorv bv Year Built
Tul s 0klahoma HMA t96

Hou sinB Units
Year bui1t4 Number Percent

April 196o-April 1967
1965-March 1960
1950- 1954
1-c)40- 191+9

1930- 1939
L929 and earlier

Tot,a1

26,5OO
24,3OO
2l+r4oo
24,9OO
2L,4OO
49.OOO

17O, 5OO

15
L4.
14.
LA.
L2.
28.7

100.o

gl The baslc data reftecE an unknown degree of error in
"ye€rr bui1t" occaslonecl by inaccuraeies of response to
enUmerators'questJons aS well as errors caused by sampling"

Source: 1960 Census of Housing adjusted by Housing Market AnalysE
to reflect changes ln the inventory since 196O'

t
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Ther I960 Census enumeraEed 7,600 dllapldated houslng untts
ln the Tulsa Hl,lA, and 13,700 other unlte whtch lacked one or more
plumblng faclllttes. The total number of such subgtandard untts (21'300)
equalled abouE 15 percent of the 1960 houelng tnventory. AbouE etght
percent of the owner-occupled unlts were substandard, eompared Eo 22 per-
cenE of the unlts occupled by renEers. It ls Judged that some lmprove-
menE ln the housing lnventory has Eaken place since 1960, resultlng from
the large number of new units added (a11 assumed Eo be acceptable) and
from demolition or rehabilttation of inadequale uni.ts, although a few
structures have become dilapidated during the interim. As of May 1, l'967,
about Ewelve percent of t.he inventory was substandard.

Re sl dent lal Bu1 t gleg_AcgJ,lEl

Trends. Bullding permlt systems cover lneorporated areas of the
Tulsa HMA and reflect only a port,lon of total consErucLlon actlvlty.
Changes in geographlc coverage caused by munlclpal annexations
make year-to-year actlvity ln bulldlng permlps e poor measure
of trends ln construcElon volume. The estlmates of single-family
houslng uniE starts whlch are prepared by the Public Service Company
of 0k1ahoma, the local elect,rlc utillty, appear to be the best
baslc source of lnformation on Erends ln house constructlon ln
the Tulsa HMA. Since Ehe constructlon of unlt,s in multifamily
sEruct,ures is generally restrlcted to urban area6, ln whlch
buildlng permlts are requlred, building permiE authorizations of
apartment units are a valld measure of mulEifamlly construction
( see table VI ).

ToEal prlvaEe housing construction starEs are estimaEed to have amounted
to :rbout 2,865 unirs in 1960. Starts decreased Eo 2,240 in 1961, and
then increased every year Ehereafter unEil L965, when consEruct.ion began
on some 5,79O units. Even though Ehe rrumber of housing sEarEs during
1966 decllned to 4,7O0 units, Lhe volume for the year was Ehe second-high-
est of Lhe 1960's. The following table is a summary of esEimat.ed private
houslng starLs ln l-ire Tulsa HMA since 1960.

.t



17-

Estl t-ecl Ntt rofP I te Hous
Trr I sa . ()klriboma HI4A. 1960 -L967

eofs r1-r ture

tlrrl t Lructlon StarE S

Year

1960
r 961
L962
r963
1e64
1 965
19f'6

Unl ts
Stng 1e-
faml 1v

2,525
2,O25
2 1425
2,475
2,975
3,850
3,O5O

Two
units

20
70
70

140
250

Three or
more uni Es TotaI

20
25

100
45

320
190
660

L,38O
L,225
1,8OO
1,4OO

2,865
2,2m
3, 105
3,925
4,27O
5,79O
4,7OO

t'lrst thr:ee tnonths
1966 1,025
196-l :140

Sou rces :

615
240

1, 740
62s

tl .S. Rurcar-t of Ehe Census, C-6 Construction ReporEsl

Prrbllc Scrvlct' Cornp,lny of Oklahoma; lr>cal building
off icials ancl recorcls; ana estinrates by Houslng llarket Analyst'

Accordlng to t,hc clata on whlch thr: above fable ls based, totaL
trotrsing starts ciuriug the f i rst Lhrer'r m<'rrrths of 1967 (625 untts)
Is c:qual to jusL ovei one-third the nurnbrrr of starts durinq Lhe

corr.e6p{)ndlng perlod in Lg66 . Thrl haslc data f or single-f arni ly
rrrrlts Are fronr r-, lectrlcal Contre:ctlonS and relaEe Lo h"rrseg whi'ctr

trave reached a stAgl of consLructlgrr SomewtraL beyclrrcl uilc jpiLial

prr:parat-ory work. 'Ihe actual nurnber of new resiclences for- v:l'iich

founclnlion6 wcre pourcd clurlng the firsL Ehree monLhs of 1967 is
br:li.ervecl l-t: bt: coirsldc,rably above the flgure shown in the tatrle;
si rrgle-family auLhorlza,tions ln perurlt-lssulng places of tlre

HMA arnoultccl to over 51O unlt-s {uring the pcriod (see table VI) '

CorrstrucLlon was startccl on about 2,525 slngle-family units ln
1-q6O. The nttmhtrr of house stilrts declined tr: 2rO25 in 1961'

irrrE lnc::e,ased t6 2ot+'25 lp 1962 ancl every year thercafter until
l()65, whr:tt c<,nsErtrcLti:rn wtrs started on 3,t't50 sirrgle-family units"
Sirrglt:-family sfarts dee:l. lrrcci tr: 0bout 3r05O irr 1966' I.f is
I t kitl i, Lhat- ttrrr trurnbe'r of ht:rtt$tr colrstt'ttcL'i on st-arEs woul cl have

bcrrrr somr,rwtrat trtgtrcrr drrrjng 1966 hac.l cre.lit terms not tighEened
durlng the year.

t

In cont.r&sl- to thr'1950 decatle, during, wlrich there wAS a net
(lt'r:r't:ilst: {rr tlrc nuntbt:r oil tror:silrg ttlri t--s {n mulLif amily structurest
&pir'r..t.nront: c:orrsl.r"r.rct-l()n act.ivl Ly in r.he Tul.sn HMA <leveloperd intcr
riubritittrl .ittl. pri,1'r,rl'tioits i.n t.hrr nr{tl-1960ts. Orrly a'bout 3/+0 units
{ rr riluILl.f nmi I y st r l.rctures ( i nc: Iudes unlLs in cluplex and all
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larger ttructuroe) wcre Btartod durlng 196O; the number of starte
decltncd to JusL 215 tn 1961, and then the rate of apartment
constructlon began t,o tncreaee. Exceptlhg 1964, multlfamlly
unlt, constructlon sEarts galned each eucceselve year unt,l1 the
1965 peak of L,940 unlts was reached. About 11650 multlfanlly
unlts $rere started ln 1965.

Untte Under C.onstructlon. Baeed on a postal vacancy survey conducted
durlng Aprll L967, butldlng permlt data, and on lnforrnatlon obtalncd
locally, there are catlmaEad to be a total of about 11150 unlEr of
houslng under conrtructlon ln the Tulsa HMA, lncludlng 450 unlEr
ln multlfamlly rtructures. All of thc multlfaml[y unltr and
about 50O of tha 70O elnglc.femlty unltr botng butlt, ln Ehs
Tulra H!,lA arc ln Tulra. Mort of the rcmalnlng alnglc-famlly
unlte undcr conotructlon arc ncar the €lty, otr arc locatdd ln
or clor to thc n€ar.by communltlcr of Brokcn Arrow, Sand Sprlngrt
and Sapulpa.

Dcmqll.tlon. About 2r50O hourlng unlts havc brcn romovcd from thr
lnventory clncc the 1960 Cenrua through damolltlonr. Thcro
damollc{one hava resultsd prlmarlly from cl.caranca for htghway
rlghte-of-rr,6yr urban ronewal actlvltlea, and Clty bulldlng code
cnforccmont, tn addltlon to prr,vatc aoBlvlty end loolcr fron
natural causoa (flreo, etc.).

fire conetruetlon of the Crosetosrn Expresaway (InteretaEe Routa 2441
has neceesitated the removal of many houetng unlte for rtghto.of,-
way clearance. Slnce 1.960, the State Hlghway Department haa sold
some 21025 units to be removed from rlghts-of-wa). The maJortty
of these unlte were slngle-famlly houses, most of whlch were
moved lntact t,() a new locatlon, oft,trn to rural areag of the HMA.
About 87O untts were demollshed, prlnclpally because they were
ln structures t,oo lar:ge to move or because of low value or Btate
of repaJ.r. In addltlon to theae, clearance of rights-of-way
for roads constructed by the clty and counEy governments hae
resultecl ln the clernolltlon of around 23O unlts, for a total of
about lr1OO clemolltlons from road bulldlng ecElvlty ln the Tulea
HMA. Durlng the two-year forecast perlod of this analysls another
1OO unltB may be moved from t,he houelng lnventory for rtght-of-
way clearance.

As of May 1 , 1967,
the Tulsa HMA as a
tcl ptans, tlowever,
1r15O unlte rnay be
4OO of theee unlts

only about 27O unlte had been demollshed ln
reeult of urban renswal activlty. Accordlng
durlng the May L967-l4ay L969 foreeast perlod,
removecl. In antlclpaElon of demolltlon, over
have been vacated.

t
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'lenure of Occupancy

As sho$rn ln Table V, the proportion of the occupied houslng
lnvent,ory that was owner occupled increased from 59.r percent
ln L95o to 67.4 percent in 196o. The number of owner-occupied
unlLe gr:trw by some 3o,3oo durlng the decade, while renter-occupied
unlts lncreased by only 2r25o. The net change in the owner-
occupancy L'aElo slnce 196O has been ,almost negltgibte; as of
May 1967 an estjmated 67.6 percenL of all occupled houslng units
were occupied by ohrners, The deceleratlon ln the trend toward
ownof-occupancy reflects an lncreased lnterest ln and construct,lon
of multlfamlly houslng ln t,he past few years. rt ls likely that
the owner-occupied proportlon of the housing inventory actually
peaked eeveral yeara ago, befc,re the lncreases ln aparturent
develop,nent Eook place. Many of the ln-mlgrant,s who have been aEt,racted
t,o t,he rulsa HMA by the eubsLanLlal lncreases ln employment, of
recent ye&rs became occupsnLs of rental untts.

_Vacancv

Last Ccnslrs, As of April '1960, there were about lZr3OO vacant
lrcruslng unlts ln the Tulsa HMA. 0f these, 7,675 were nondllapldated
units avallable for rent or sale, or an over-&l1 avallable
vacancy ratio of 5.4 pe-rcent. As shown ln tabl e v, 1,9oo unj.ts
wert: f ur sale only, or & hJ gh homr)ohrrl(:lt' aval. lab1r: vacancy ratio
of" 2.1 pe'rctrnt, an<l alrnos! 5,775 unl ts we,i:e for rent, lncllcatlng
A renter vnr'ancy rate of 11. 7 percent. Cf avaj. lable vacancies,
1OO ([Ivo p,'rcc)nl:) of the salcs vacancles r-rncl over 1,it00 (31 percent)
of ['tre rt.rutal vacnnclr,s laclit,'cl one or rnore plumblng farj.i i_tlr:ri.
}{hern t[r.r;() riubstnntln rd unl ts are el imlnaEer,l f r,nr cr.rns i derrat i on, the
raLes for accr.rpuable snles and renlol vacarrciers drogi Lo 2.O pcrcenL
anrl 8.4 pF.jrc(rnE, rt}Bpect.ively.

Postal .Vac4-!cv .SurJtyE. llhe results of a posEar vacancy survey
conducLeri durlng A1>rtl 1967 are summarized in table vrr. The
survey covere<J almost 143,6oo possible deliverles (excludlng
Lrallers), r.rqual trr rirouncl 82 percent of the houslng supply.
AtrottL 5r5fi) vacancies 1n rr"-sldr)nces and aps.rrnlengs wore enumerated
{n the $urvey, or on over-atl vacancy rate of 3.g percent.
vacancles ln resiclences numberecl 3r2oo or 2.5 percent of the: total
regldences reporterl.

t
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Included ln the v&conE resldences were 475 unlts report,ed as
rrrlet^lrr (nt:ver occuplcd)" Vacancles ln apartments numbered 2r3OO
ot L7.5 perrcent of the toEal apartment units enumerated.
Included ln the rracant apartments hrere 34O 'rnew" unlts" Ihe
over-aLl vacancy rate as reported by the Tulsa Post 0ffice
(whlch aecounted for some 81 percent of all thei units covered
by the survey) was somewhat higher than the aggregate of all the
other post offlces--4.O percenL compared to 3.1 percent. The
higher over-all raEe ln Tulsa is accounEed for by t,he much higher
rate of apart,ment vacancy report,ed there--L8"1 percent compared
to 12.7 percent; the resldentlal vacancy rate was lower in Tulsa
(2.4 percent) than ln the other cltfes and towns (2.6 percent).

Ln addlElon to Lhe AprlL 1967 survey eummarlzed In tabte WI,
posEa1 vs,carrcy surveys were conducted for FHA market analyses
of the Tulsa area durlng Novernber of 1963 and 1964. The 1963
survey repr:,rted a hlgh over-al1 vacancy rate (4.9 pereent);
the 1964 survey lndlcaEed a reductlon ln Lhe over-all rate, to
3.8 percent. A comparison of the flndlngs of the May L967
survey wlth [lie November 1964 report lnd{cates LhaE whiler the
over-al1 rate of vacarrcy 1s unchanged, ap,trtment vacancies are
u1r frr>rn 113"9 percent tn 1964 to 17.5 percent ln L967, and the
v&cancy rato I.n restrlences Is down from 2.8 percent in 1964 to
2"5 percent in L967. These changes reflect Ehe large number of
apirrtrnent unlt.s cornplet.ed slnce Ehe 1964 survoy, whtch lncreased
the npa.r'tment vacancy rate, and the lowered rate of house
constructl.on durir:g L966 whlch caused absorpt,ion of vacant sales
units"

It is J.mportant to note Ehat the postal vacancy survey data are
not enl-irely comparable wlth the data published by the Bureau of
the Census because of differences in deflnit.lon, area delineations,
and nrethods of euurnererl-ir:rl. The census reports units and vacancies
by tenur"e, whereas the posterl vacancy survey reports unit,s and
vacancies Lry Lype of strucl-ure. Consideration of this conceptual
differerrce is erspu:c:ial1y important in areas such as Tulsa, where
most rentat hor:sing has beerr supplied from the single-famity
lnrrentory. Ttre Ptrst Office Department defines a "residence"
as a unI.L represent,ing one stop for one delivery of mail (one
mall.box). ll'hese are prlncipally slngle-family homes, but include
row hrluses, ancl s,rmn cluplexes end sLructures with additional unlts
created by conversion, An I'apartment" ls a uniL on a stop where
rnore than one delivery' of mal1 is possible. PostaL surveys omit
va.cancic-:s Ln i.J.nrjt;cd ar-eas serviced by posb offlce boxes and tend
to omit uniEs in aubcijvislons uncler constructl.on. Although the
posLal vacarlcy survey has obvious 1linltatlons, when used in
conjunctl<-rn with other vacancy lndtcators the survey serves
a vaLuable.iunctlon 1n ttre derivatlorr of estlrnates of local markeE
condl ilons n '

t
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Total unlts surveYed
Vacant

Percent vacanE

2L-

of Pos Vacanc

Vacant resldences
Percent vacant

Novernber
1963

F1

November
1964

May
r967

LzA,5L2
5, 859

4.97"

3,662
3.47.

2,L97
L7.77"

L27,892
4, 885

3.87.

31244
2,87.

t,642
L3.97.

,589
,5O1.
3.87"

3,207
2.57.

294
.57"

143
5

Vacant apartmenE6
Percent vacant

2,
L7

t

Sources: PostrrI vacancy surveys conducted by area post'masEers ln
cooPcratlr>n wlth che FHA.

current Bstiural+ 0n thr: basls of pr:st,al vacancy survey results and

jnformatlon from locar aourccs, it is Judgecl that as of May l, L967'

there were Trtou vacant houslng un{ts available for rent or for sale'
or 8n over-al1 available vacancy raLe of 4.3 percent. About t'5OO

of Eheso avallable vacancles were avallable for sale only for a

homeowncr vacancy raEe of 1.4 pcrcent. The remalnlng 5160o unlts
were avallable fof rent, or a rental vAcancy rate of 9.9 percent'
Both Ehe hotneowner and renEer vacancy rates rePresent reductions
from Ehe raEes r:eported ln'Ehe 196o census (2.1 percent and 1"1.7

percent, reBPect,lvelY) .

An estfunated 1,4oo of the vacant unlEs avallable for rent are
substandard ln that ttrey.lack one or more plumbing facllities. If
these unlts are removed from consideratlon, the available rental
vaconcy raLe ls reduced Eo 7.6 percent. I4any available substandard
unll-s are located in Tulsa, 6ome of whlch are 1n urban renewal
proJect areeta and are echeduled for eventual removal from Ehe housing

inventory. Only about 7O of the vacant units available for sale
lack plumblng faclllties.
AlEer adJustlng the rextal vacancy raEl-os by removlr,g ito* corrsideraEion
rrll substandard urrits, Ltre ntunbcr of avaiLable renEaI vacartcles renains
squrewhct hlgher than is necessilry'for ade<1uaLe mobl1lEy and tI'c(rclom of
choic:e ln trrr area wlth the growth characterlsElcs of Tulsa.
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Saleg ldarke,E

General Market Condlqlong. The markeE for new ealee housing in the
Tulsa HMA ls flrm, but has been relattvely lnactive by Ehe standards
of the past. A substanttal part of the new ealee houslng ln the
Tulea Hl,lA le bullt epecuLatlvely. Because of the ntlght'r money eltu-
aEton whlch developed durlng 1966, many operaElve bulldere were unable
to obtaln tncerlm flnanclng, and consEructlon volume lras reduced.
The raCe of both epeculatlve and conEract constructlon wae depreaeed
by the htgh lnterest ratee. Local sources report, Ehat, Judglng from
the number of lrrqutrlee, lnLerest ln the purchase of new etngle-famtly
unlte remalns h1gh. The tlght money sttuatlon has caused a number of
used vacant avatlabLe ealee unlts Eo be absorbed; some potenttal nel,
home buyere have entered the market for exletlng houslng. Partial
abatement ln the Elght money sltuatlon wae evldenced durlng early 1967
and the market for new aalee houslng appears to be plcklng up. The
number of slngle-famtly houslng unlts under constructlon ae of l,[ay l,
1967 was aubetantlally above the average of 1966.

\ental Maqbet

General Market Condltlone. The baae of the rental markeE (renter
houeeholds) of the Tulea Hl,lA has been growlng more rapldly ln
recent years than prevlouely; the quickaned pace of economic
devcloporent haa reaulted tn a htgher rate of ln.mtgratlon
of workers, tncludlng many rent6r6. Increaelng occupency of
rental houstng lr reflectcd ln the houelng surveye complled
by the Tulea Real Eetate Board durlng May of 1962, 1954, and
1966, Each consecutlve gurvey enumerated more unlts ln structures
contalnlng three-or-mof,e unlta, reflectlng addltlons to the
mulLlfamlly untt lnventory of the Tulea HI'IA, and each lndtcated
lower levels of vacancy. Ttre 1962 Burvey count,ed 7r76L aparEmenE
unlte, of whlch many (1r4O9, or 18.2 porcent) were vacant; the
1964 survey covered LO, t+O7 apartment unlts, of whleh 1,550
(15.9 percent) were vacent; and the 1966 survey enumeraLed
12,307 unlto ln structures contalnlng three-or-more units, of
which 1r591 (12.9 pcrcent) were unoccupled. Although the surveys
reveaIed decreaslng rates of apartment vacancy, the rate reported
ln the most recenE enumeratlon was qulte hlgh. Apartment vacancy
ratee shown by the consecuttve surveys decllned desplte the
lncluslon ln each of them of the large number of substandard
apertment unlts located ln Tulda. The number of these units,
ln whlch the rate of vacancy ls chronlcally high, remained
almost constanE ln each survey, whlle the unlts of better
quality (and somewhat hlgher occupancy) lncreased, decreas{ng
ths over-aIl vacancy rate.

a
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From a comparison of Ehe April 1967 p,:stal vacancy survey with
the results of earlier ones, and from local observation, the
accelerated rate of apartment construction durlng the mid-196O's
api)ears to have recently out,-paced the rates of increase in the
number of renter householdn. l'he number of rerrtal vacancies as of
l4ay L967 was at a level somewhat above the previous year.
Rental vacancies, excluding subsEandard uniEs, are up Lo a
level somewhat above that required for a balanced markeL wlth
adequate mobility and freedom of choice. Compet.ltion for tenants
is quite high among the newer apartment projects, and concessions
are offered by many. Vacancies have increased in many of the
projects which were constructed during the early 1960 's, at
the beginning of the apartment-building boom.

l'lorEgage I'larket

Reflecting the national condiEion, a serious shortage of morLgage
funds deveLoped durtng 1966 in the Tulsa HMA, with accompanying
hlgh interest rates. Interlm financing for speculat,ive constructlon
became almost Eotally unavailable during the summer monEhs.
Some operative bullders who had been dependent on credit, to
finance thelr operations were forced to cease business. As of
l4ay L967, lnt.erim f lnancing was again availabre on a lirniEed
basls, but lnterest rates rernatned high,

Urban Renewal

There are five urban renswaL projects in Tu1sa, including twoln execution, one in the planning stage, and two in pre-planning.

The Qernjnole Hillr-.(0k1a.._R-3) project consisEs of 91 acres rn
nort-hern Tulsa. Bclundarles of the area are Reacling street on the
souEh, Peiorla Avenue <:n thcl r^rest, v1 rglni, st,reet. on the norEh,
and the alley behlncl ut.ice Avenue on E,he.ast. The project, is
now in execut,ion, nearing complet,ion. Some 220 housing unlt,s
were demollshed 1n the project area. The area rrras not entirelycleared, however, arrd many houses have been rehabilitaLed. -

Use of Lhe area, wht'.ch was primarily resldentlal, is not t,o bematerlally changed.

A unlque feature of the Sc rlnole IliIls project is a demonstrationplojer:t In whlch 1oo nerw single-family homes were built for
oocup,lncy and eventual purchase by nroderate-income families.
The three-bedroom units may be purchased or leased with anopE.lon to buy. The purchase price of the houses is $9r3OO.Rent on t.he renter-occupiecr units is calculated at 20 percenLof the lncome of the occup,nnts" A federar gran. provides fundsfor aclminlstering the p'ogram. As of May 1l Lg67, five of thehouses had been sold; all but two of the rernaincler were occupiedby renters.

t
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The Down-town Northweet (0kla. It-7) project ent,ered the executlon
stage latc In L965, The 309-acre projecE area ls bounded by the
Frisco Rallroad tracks on t,he west, and north, Detroit and Denver
Avenues and Seventh Street on the east, and an lrregular 1lne botween
12Eh and 13th StreeEs on t.he south. Former use of the land was
mostly commerclaL and residential; r'€-us€ will be similar. 0f
approxlmately 1r4OO housing units t,o be demollshed ln the projecE
area, about, fifty have been removed as of May 1, L967. Around
two-thirds of the remalnlng unlt,s to be dr:molished will be removed
within the two-year forecast period of this analysis. 0ver 4OO

of the units scheduled for removal have been vacated by Lheir
former occupants in anEicipatlon of demolition. Most of the
housing to be demolished was occupied by renters.

Ihe lJesEbank Area I (OkLa. R-25) project area is the 162 acres
in West Tulsa bounded by 21st Street on the north, Jackson Avenue
on the east, 25th Street on the sout,h, and the Red Fork Expressr4ray
rlght-of-way on the west. Use of che area is about three-fourths
resldenElal and one-fourth commerclal and public. Re-use wlll be
sirnllar.to the present utlllzation, and will include a new 25-acre
p&rk. Executlon of the project will include the removal of some
600 units through demolltlon. A number of the demolltions will,
take place wlthln the two-year forecast perlod of thls analysls.
The units are approximat,ely evenly dlstrlbuted between owner and
renter occupancy.

The two urban
(okLa. R-36) ,

rerrewal projects in pre-planning are l^lestbank Area II
a 120-acre project adjacenE Eo I,JesE.bank Area I, and

(ireenwood , a 3lO-acre project in nort,h Tu1sa. Neithe.,: of these pro-
jects wilr result in housing unit demolitions within tlrc next two
years .

Public Housing

Therre is no public housing in Ehe Tulsa HMA and none is programmed.

a
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Demand f or Housine

QuanEilgrtive Demand

The estimated absorpLion rate for privately-financed housing is based
on the expecEed increase in number of households during the nexL t,qlo

years (3r5OO annually), on the replacement requirements for units de-
molished, and on adjustments Eo create a balanced market for housing
in the HMA. 0n the basis of these conslderations, the absorption rate
of prlvately-financed housing durlng the two-year forecast period will
approxirnate 3,150 annually, includlng 2,375 units of slngle-family
houslng ancl 775 units ln multifamlly sLrucEures. At the lower rents
achlevable wlth below-market-lnterest-rate financing or assistance in
land aequisitlon and cost, an additlonal 4OO multifamily unlts may be

absorbed annually, excluslve of publ1c low-rent housing and renE-sup-
ptement accommodatlons.

To satisfy the estimated annual requirement for 775 market-interest-
raEe-flnanced multifamily unlts, as of May 1,1967, there were 9OO va-
cancles of standar:d quality, includlng 475 new unlEs, and, in addiEion,
45O unlts under construction. Under these circumstances, and in view
of the htghly cornpeLitive market reported, lt does not appear appro-
prlat,e to encourage the constructlon of addltional mulEifamily housing
durlng the flrst year of t.he forecast period. In the second year of
the forecast period, if vacancies decrease and if economi.c gro.wth at-
talns forecast 1eve1s, new multifamily construction at the-rate of about

775 unlts a year would be appropriate.

The geographic distribution of housing requirement, during the tvro-year
f orecast pe riod wl 1l be sl.mi lar Lo the construction p,atterns of recent
years. MosL singlc-farnily unlLs wl 11 be t,uilt in the south and east.
suburban areas of Tulsa. The recent completion of the Broken Arrow
Expressway has opened a corridor for development southeastward beEween

Tulsa and Broken Arrow. The absorption of multifamily units will be

mostly ln garden-type sLructures located ln residential areas, as local
preferences have directed in recent years.

OualiEatlve Demand

slngle-l.aqrr_bl_Eggg.1-ng.. Based on current family lncomes, on typical
rati"s "f lncome io purchase price, and on recont market experience'
the annual demand for 2,375 slngle-family units is expected Eo be

distributed by prlce as shov,,n in the following table.

t
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May 1967-May 1969

Sales prlce
Stnsle-famlIy unlts

Number Percent,

Under
$tz,5oo
L5,ooo
17 

' 
5OO

20,ooo
25,O0O
30,OOO
35,OOO

$t 2,5oo
- L4,999
- L7,499
- t 9,999
- 24,999
- 29,999
- 34,ggg
and over

ToEal

460
410
270
280
350
235
15s
205

2,375

L9
L7
11
L2
15
10

7
9

100

Multlfamtly Houslng. In vlew of the recent increase in vacancles ln
rental projects and ln reeultant weakening of the rent,al market' ln
Tulea, as dlscussed ln a precedlng sectlon of thls analysls, 6ome re-
stral,nt appears t,o be advleable wlEh respect Eo the constructlon of
new multlfamtly proJecEs. LtttIe, tf any, apartment constructlon
appears justifted ln the flrst year of Ehe forecast perlod. The trend
ln rental vacanciee should be obeerved carefully, ensurlng that the
rental market is not further weakened by too high a rate of apartment
constructlon. If observaElon reveals that the number of jobs in the
area ls changlng at a rate substantlally different from that forecast
in thls report, some adjustment in the number of units of demand during
the second year may be necessary.

The monthly rents or charges at wh,lch prlvately owned neE addltions
t,o the multlfamily housing lnventory mlght be absorbed ln the second
year of the forecast period are lndlcated for various size unit,s in
t.he followlng tab1e. These net addltions may be accompllshed by either
new construction or rehabilltatlon at the specified rental. Part of
the forecast demand for multlfamlly houslng may be satisfied through
Lhe consLructlon of unlts ln mulEifamily strucEures for sale to owner
occupanEs (condomlnlums or cooperatives).

I
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Est,lmat,ed for New Private Multifamilv Housins
TuIsa Oklahoma HMA

May 1968 - llay 1969

Units by size o f s t ructure
MonEhly

eross ren€ Efflciency
One

bedroom
Two

bedroorns

-
5;
55
60
60
30

-3 or-more
be omsI

$gs
r"00
120
130
140
150
160
180

- $rog
- 119
- 1,29

- 139
- L49
- 1s9
- 179
and over

20
15
IO
10

5

9;
65
55
50
45
35
25

3;
30
30

90Total 60 370 255

a/ Gross rent ls shelter renE plus the cosE of utillries; it is also
t,he rental equivalent for multlfamlly units marketed as condominiums
or cooperatives.

An addiEional demand ln Lhe second year of the forecast period for 4OO

units at rents achievable only with below-market-interest-rate financlng
or other public benefits is disErlbuted by units size as follows: 15
efflciency units, 160 one-bedroom unlts, 17O two-bedroom unlts, and 55
unlts with three or more bedrooms. The locatlon facLor ls of especial
iruportance ln the provislon of new unlts at the lower-rent levels. Fam-
llles ln thls user group are not, as mob{l.r:r as Ehose in,,Lher economic
se:gments; they are less able or: wl1llng to break wlth established soclal,
church, and nelghborhood relationships, and proximlty to place of worlt
frequently 1s a governlng conslderatlon ln the place of residence pre-
ferred by familles ln Ehls group. Thus, Ehe ut,llizatlon of lower-priced
land for ne!, renEal houslng in outlying locatlons to achleve lower rents
rnay be self-defeatlng unless the exlstence of a demand poEenEial is
clearly evldenE.

a
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lable I

Civil-ian Work Force Comoonents
Tulsa- Oklahoma- Hous Market Area- L96O-L967

(Anaual averages i-n thousands)

12 monEhs
i'{a al

1960 L96L L962 1963 L964 L965 t966 966 L957

L7l-.3 170.3 171.3 L7 8.9 L87. 1 195.9 189 .7 198 a-q

tJork force c ts

Civilian work force

Unenployment
Perceat of work force

Total eaploynent

Agricultural enplo5rment

Nonagricultural
tlage and salary
A11 other -sl

I{orkers involved in
labor-nanagement disPutes

8.2
4.97"

11.2
6.O%

8.5
5.07"

L62.8

5.9

155.9
134.1
22.9

0

L74.L

9.2
5.3%

L6,4.2

5.6

159.3

7.7
4.3%

7.3
3.9"L

6.5
J. )/o

7.1
3.1%

6.6
3.4%

163.0

6.2

156.8
134.3
22.5

160.0

5.9

154.1
131.2
22.9

1

1_35.3
23.0

L7L.2

5.6

L65.6
L4?.7
22.9

L79.7

5.5

L74.2
151.1
23.L

189.3

5.5

183. q
160.4
23.4

L92.5

5.5

177.O
153.8
?? ,)

L92.1

5.4

LB6.i.
163.2
23.5

00 0 1 0 11

a/ Rounded; rnay not add to totbls.
y Preliminary.
A Ineludes dtmestics, self-ernplcyed Persons, and unpaid family workers.

Source: Oklahoma State Enployment Service.



Iable II

trral IIaae a:d Salarv Emlo'roeat bn Industrv
?u.I-sa- birsinq llarket 1950-1966

Inciusurial cornnmeat

Eage md satarY en?lqrr'-rtt

lfaoufacturi-ng
Fetrolerru grrodirets
Stoce, clay, and glass
Itetal Srrocessicg
ilachicer'7
TratrsE}rrtaEi.aa. equiIreEtr
Al1 other nr*aufacturiag

Norlsasrrfactnriag
Urini.ag
C.ocstrucEicn
Ftrblic utilir:ies
Irade
Fi:rance, ins., d real est.
Serrri.ees
Govermot

(Aontlal :fireEaBes in thursaads)

1960 1961 L962

ri}4.3 L31.2 134.L

23.7
2.L
!

5.O
5-1
4-9

10-5

105.6
I!-O
8.5

LI+-7
3L-9
6.9

lE.5
12.1

27 -O
2.L

d
6.2
5.3
3.2

LO-2

LY+.2
t2.8
7.7

13-6
31.3
7.2

19.1
t2.5

2A-O
2.O
I

6.2
5.6
3.7

10-5

1953

136.3

28.5

L96j{.

L42.7-

t965

151.1

31.9

L966

160.4

39.1
1.8
2.2

LC.4
7.4
4.9

L2.4

32.2
2
2
6
5
3
I

1.9
z.L
8.9
6.4
3.5

L2.L

2.O
2.L
7.6
5.8
3.5

11.1

o
1
7
5
4
8

106.1
L2.9
8-O

1.1.O
31.5
7.L

19.6
13.0

107.8
D'7
8;3

L3.7
31.9
7.2

2.A.3
L3.7

110.5
t2.7
8.3

13.8
33.1
7-2

2L.6
13.8

LL6.2
L3.4
9.1

14.0
35.2
7.4

22.7
L4.4

23.
15.

wl
3
5
5
0
8
9
3

13.
o

L4.
37.
7.

4 Included in "a11 other roanufacEuri^g".

Sourice: 0&.Iahm,a State E41oyrect Service.
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Table III

Estimated Percentage Distribution of A11 Families and Renter Households
By Income and Tenure After Deduction of Fedr:ral Incomc Tax

Tulsa. Qklahoma. Housine Market Arga. 1957 and 19q2

Percent.ase dlsEribut 10ns
L967 L969

Annual
afEer-tax lncomes

A11
famll-ies

Renter
households

16
9

L2
13
L3
11

A11
fam[les

RenEer
householdsa/ d.

Under
$2,000 -
31000 -
/+ r000 -
5,000 -
61000 -

$2 ,000
2,ggg
3r999
4,999
5,999
6 rggg

9
7

I
9

11
10

10
I
6

10
4
7

8
7

8
B

l0
10

15
9

11
L2
13
11

7,000 - 7 1999
81000 - 8,999
91000 - 91999

1o,0oo - L2r499
121500 - L4r999
151000 and over

Total

Medlan lncome

roo ioo

$6,600 $4,975

8
5
4
5
2

2

10
9

7

L1
4
8

100

$6,900

1.00

$5rzoo

9
6
4
6
2

2

g/ Excl.udes one-pereon renter houeeholds.

Source: Eetlmated by Houslng Ivtrarket Analyst.
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Table IV

PooulaElon and Household Treads
Tulsa. Oklahoma, Housing Harket Area

April 1950-l(av 1967

Averaqe annu.al

Apri 1

1950

327.90,0
L82,7Q

3,262
6,994

13,031
121,873

100.980
58,580
1,o42
2,185
4,119

34,954

Apri 1

1960

4L8.974
26L,685

5,928
7,754

L4,282
L29,325

133.544
85, 993

1,815
2,55O
4,727

38,458

Hay
L967

1950-1960 1960-1967reArea

HllA total population
Tulsa
Broken Arrow
Sand Springs
Sagtlpa
Renainder of Hl.{A

IIl,lA total households
Iulsa
Broken Arrow
Saq4 Springs
Saplpa
Remainder of HMA

Nunber

488.8@
3 t6,90o

9,475
9,525

15,4OO
138,5OO

9.107
7,894

267
76

L25
745

9.850
7,&)O

5@
110
160

1.300

2.5 2.2
2r7
6-t
1.4
1.1
1.1

3
6
1

6
o
o
9
6

157.900
1O3,8OO

2,9OO
2,8@
5,10O

43,3OO

3.256
2,73L

77
37
61

350

u
3.9
5.5
1.5
L.4
.9

3-450
2,525

150
35
55

680

2.4'
2-7
6.7
1.3
1.1
L.7

al Percentages derived through Ehe use of a formula designed to calculate the rate of change on a
compound basis.

bl Rounded; may not add to totals.

Sources: 1950 and 1960 Censuses of Population and Housing.
1967 estimated by Housing Market Analyst.
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Tenure and vacancv

Total housing inventory

Occupied housing units
Owner-occupied

PercenE of al1 occuPied
Renter-occupied

Table V

ne ts of Ehe Housi lnventor
Tul sa, Oklahoma. Housing Market Area

1O5.558 L45,862 17O,5OO

Apri 1

1950

1OO,98O
59,698 ',

59.L7"
4L,282

April
1960

L33,544
90,Ol-9

67.47,
43,52'5

Ave annual
9 960 1 L967

Percen
dr

2.2

.3
-1.1
-3.4

12.318
7.675
1,9O4

2.L7"
5,77L

LL,77"
4,643

12,600
7, 1OO

1,5OO
L.47"

5,5OO
oo9
J. JIO

5,5OO

3.1

2.8
4.L

1.9
11.9
6.9

14.3

3.;

l(av
L967

157,9OO
106,7OO

67,67"
51,2OO

Number

3.930

3.256
3,O32

224

674
534
95

439

3.47 5

3 .450
2,35O

1,O75

2.4
2.4

5 2.;

Vacant housing units 5,578
Available vacant 2.332

For sale onlY g54' 
Ho-meowner vacancy rate L.67.

For rent 11378
Renter vacanc} rate 3.27.

Other vacant 3,246

40
-m
-60

-25

L20 2

4

4140

Eo calculate the rate of change on a com-
alPercentagesderivedthroughtheuseofafcrmuladesigned

pound basis.
Dt Rounded; may not add to totals

Sources: 195O and [96O Censuses of Houslng'
1967 estimated by Housing Market Analyst'



Table VI

Private Housing Units Authorized bv Pernit-Issuins Places
Tulsa.0klahoma. Housi Market Area. 1960-f967

1950 1961 L962 L964

r.964

Il- L 3 monthArea

Tulsa FIMA total
Single-family
llultifamily

1.128
793
335

895
562
333

2

738
525
2L3

557
344
213

L.2l+A
561
679

675
L,289

1 .556
337

L,2lg

2o,0
L82

18

4!
30
L4

110
72
38

1.OO1
322
679

29
29

72
72

35

L,952
542

1,41O

135
Lt2

23

53
49
4

74

2.374
508

1,866b!

2LL
L77

J+

L967

Jp1/
5L4
195

4tr}
183

27
25

2

u
,:

9
3

35q/
25
10

4L
34

7

20
L4

6

10a
4

.209/
15
5

L963

2.236
782

L,454

L965 L966 L966

2.735
800

1,935

2.796
1,154
L,642

al
892
t77
71.5

d
9L7

1,606

801 629Tulsa
Single-family,-
Mu1 ti fami I y

Broken Arrow
Single-fauily
Mu 1 ti fami I ir

Sand Springs
SingIe-family
Multifamily

Sapul pa
Single-famil-v
llultifamily

Rernainder of HMAC,'

Singie-famii-v
Mui tr f ami l-v

59
59

118 69,

108
593

103
103

80
80

35
33

2

tL7
103

L4

60
10

L2
L2

24
;7.

44

g
I 56

50
6

io
%

6

7&/

54
54

22
22

NA
NA
NA

116 69

35 57
t7

A large annexatiu:: [o Tuisa in Aprii i956 caused a

within the citl"'.
Excludes 4I unlts of coilege stuc'er:- housing.
Includes Drurnright, Pauhuska, Ccilinsv:i1 1 e, Owasso,
Estimated.

sr-rbstantial increase in unit authorizations

Sk:iatook, and SperrY

115
82
33

ai

UI

it
d/

Sources: Li.S. Bureau of the Census, C-€ Construction Reports; locai building officials and records;

and estimates by Housing Market Analyst.

(_ aa



Table \{I

Iuls3. Oklah.n:. J..3 ?ostaI \'3.aocv Survev

Aprii +-19. :y67

T^ral resiJtnces ard ap*rneors R:side:c:s

Toral possrl'le
d--lr;eri-r

l ader
Jeii\iil.'s 1l: i Lsed \.s const.

t nder Total possible \ acant units

{ll ! L*n \'*
I nderTrtal o,.slble

1:! : I ser .ier .cnst. \,,

Ihe Survey Area Total

TuIsa

Yain Office 19,176

23,73'
7, 318

25,902
7,159

5.5Ci

i,tAt

r,435

i.c 3.917

7.0 1 , t10

316 1.132

/-L+ 916

225 257

3.2C7 :.5 2.iii 473

2-527 2.1 2-t55 372

L25 3.O 124 1

3.5 35

i30.468

t04.425

It.266

11,301
r0, 386

7 ,38C

59

47

679

530

13. 12 I

11.702

4,9r0

2,294 t7.5 t.95t 343

2.LL4 r8.r 1.772 342

910 18.5 686 224

453

446

253

82
47
,:

44

:
7

1.79C

1. 161

19

3._1

5.r

0.0

0.0
0.0
0.0

3
l
0
1

5
0

t4.
3.
0.
a

4.
0.

1

I

;
2

\4

Statioos:
Adaira I
Dooa ld sc.
\crthside
Laoch Acres

I,C71
124

128
809

536
1,362
1,450

113

lo,4
11. 9
t5.1

161

69

?27
51
34

102

4
43

:

12 , 688
1 1,585

7 ,465

679
463
225

i.1
i.0
3.0

452
109
191

285
59

319 2.8
160 L.;<

,1

,
I

22L
48
+5

3

i17 i.31
?89 I
035 36
L2\

198
128
&44

55

2),L98
6,456

24,452
6,986

139
I

11

3

51
58

L49

4
42
2L

2
3

56
t62
227

69

9
39
19
55

IO
I

l

bl
47

1

I

1,078 42 3.9

0.o

Souiheast Detached
Carrier Unit

So! ths ide
liest Iulsa

L54 L65
t49 tl
165 33

1,
1,

387
199
85

3g) 26
303 25

,7 11

298
26/d

26

,:

t2L

429

0

Other Cities and To-ms 27.462 86C 3.1 158 156 26-043 68C 2-6 579 101 1.419 180 12.7 179 t2 2.8

Bristo,
Broken Arlcu
Col1insvi11e
Dr@right
trairfax

Eoalny
Oruasso (3-31-67)
Pachu ska
Sand Sprlngs
Sapulpa
Skiarook (3-30-67)

10
1la
155
203
428

55

0.o
7.9

25.2
9,4

L5.2
0.0

2,553
4,591
1, 500
1 ,206

942

88
r08

30
91
51

4
4
0
5
4

5.4
2.1
2.7
3.8

84
55
25
91
5I

2,4L1
4,4O7
t,492
1, 135

887

78
5I
24
69
46

t36
184

8
7L
55

6 4.4
14 7.6
1 12.5

22 3L.O
5 9.1

7l
15

7

L7

6
t4

1

22
5

9
39
19
64

4
43

:

400
189
395
587
489
645

55
22817
822-
72 29 29

t47 10 18
64115

;
a

29
9
I

82 3.4
94 2.1
29 r.9
69 6.1
46 5.2

55 3.9
21 1.8
45 3.2
82 1.3
92 1.7
65 4.0

4
41
2l

2
3

1 ,410
1, 303
1,550
4,19C
5,9L7
1 ,700

55
30
84

101
157

65

55
13
43
53
33
64

17

29
18
1l 2

1

1

t2
15

187
44
37

dormitories; nor does it cover boarded-up residcoces or apdments rhat are not intended lor occupanc].

one porsible delivery.

Sour.e: I:tll postal vacaocy survey conducted by collaboratin6 p,)stmaster(s).
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